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INTRODUCTION
According to microeconomics, property is defined as a good able to provide a constant flow of services, such as housing services or a source of cash inflow. Assets are consumer durable goods held either by households for housing needs, or by firms in order to install their business activities necessary to operate. As goods traded in the market, asset prices are defined through the law of demand and supply. In markets under equilibrium current values must reflect the assets' present values taking into account the time value of money. Any variations from the valuation under present values leave space for moving from the equilibrium spot and the movement will continue until all current values reflect present values. Economics recognize the financial return of the asset by consumption or sale as a capital gain arising from the increase of the value of the asset. By establishing variable accounting treatments for assets, assets have developed into a prosperous investment tool for companies in order to obtain economic benefits, not only through consumption (own use) or sale, but also through investing. Accounting fairness refers mostly to the fair presentation -and therefore, measurement or valuation -of an element recognized in the entity's financial statements. According to the Generally Accepted Accounting Principles (GAAP) across countries, two basic methods exist for asset valuation: the accounting of fair value and the accounting of historical cost. Fair value is a rational and unbiased estimate of the potential market price of a good, service, or asset. It takes into account such objective factors as: acquisition/production/distribution costs, replacement costs, or costs of close substitutes; actual utility at a given level of development of social productive capability; supply vs. demand; and subjective factors such as risk characteristics; cost of and return on capital; and individually perceived utility. In accounting, fair value is used as a certainty of the market value of an asset (or liability) for which a market price cannot be determined (usually because there is no established market for the asset). Historical cost states that each financial effect of a realized transaction stated in the firm's financial position shall be recorded at acquisition cost. Applying different accounting methods across firms or countries makes financial statements incomparable to each other. Even within the International Financial Reporting Standards (IFRS) framework the choice between the two valuation models for certain asset portfolios is a given option. US GAAP, also seem to have a different approach in property valuation. Under US GAAP (FAS 157), fair value is the amount at which the asset could be bought or sold in a current transaction between willing parties, or transferred to an equivalent party, other than in a liquidation sale. The latest edition of the International Valuation Standards (2007) , clearly distinguishes between fair value (as defined in the IFRS) and market value (as defined in the IVS): so, as the term is generally used, fair value can be clearly distinguished from market value. It requires the assessment of the price that is fair between two specific parties taking into account the respective advantages/disadvantages that each will gain from a transaction. Although market value may meet these criteria, this is not necessarily always the case. Fair value is frequently used when undertaking due diligence in corporate transactions, where
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particular synergies between the two parties may mean that the price that is fair between them is higher than the price that might be obtainable on the wider market. In other words, a special value may be generated. Market value requires this element of special value to be disregarded, but it forms part of the assessment of fair value.
Depreciation is the process of allocating costs to an asset over its entire useful life. This allocation is done in a way that the cost of the asset (depreciation expense) is charged to the accounting periods during the economic life of the asset and decreases the net value of fixed assets. Applying different depreciation accounting and valuation methods across firms or countries makes financial statements incomparable to each other.
The aim of the study is to explore the relationship between depreciation and discounted cash-flow (DCF) methodologies when these are applied to the valuation of fixed assets and how these methods correlate with each other. The methods are applied to a typical commercial property asset (an office building, as part of a property developer's fixed assets portfolio).
THE ACCOUNTING FRAMEWORK FOR FIXED ASSETS
Fixed assets are tangible assets used by a business to produce income like: buildings; plant; equipment; transportation means; machinery; computers; anything that will probably bring future economic benefits. Fixed assets share common characteristics: they are used in the production of business income; they have a useful economic life of at least one year; and they are used up or wear out over time. As accounting elements, assets are ruled by a set of basic aspects such as: cost (cost of land, construction cost, etc.), residual value, useful-life estimation and depreciation impact. The above elements are correlated with type and the use form of the asset. Asset accounting is subject to the accounting framework instituted by the Accounting Board of each country. The most famous Accounting Boards are the International Accounting Standards Board (IASB -IFRS, IAS) and the Financial Standards Board (FASB -US GAAP). Both the IASB and FASB aim to develop a set of high quality global accounting standards that require transparent and comparable information in general purpose financial statements. In pursuit of this objective, FASB and IASB co-operate with national accounting standard-setters to achieve convergence in accounting standards around the world. The accounting framework provides a general set of accounting principles. Some of the principles that apply to this study are: prudence; historical cost; substance over form; going concern; and true and fair view. Other principles and qualitative characteristics of the financial statements are: matching principle; accrual basis; understandability; relevance; materiality; reliability; faithful representation; comparability; neutrality; completeness; timeliness; materiality; cost and benefit balance and consistency. According to IFRS, fair value is the price at which the property could be exchanged between knowledgeable, willing parties in an arm's length transaction (IAS 40). According to US GAAP fair value is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market participants at the measurement date (FAS 157).
The accounting framework provides a general set of accounting principles. Some of the principles that apply to our study are: Prudence; Historical Cost; Substance over Form; Going Concern; and True and Fair View. Other principles and qualitative characteristics of the financial statements are: Matching Principle, Accrual basis, understandability, relevance, materiality, reliability, faithful representation, comparability, neutrality, completeness, timeliness, materiality, cost and benefit balance and consistency. Prudence or conservatism is a principle which is adopted by IFRS and US-GAAP and refers to the inclusion of a degree of caution in the exercise of the judgments needed in making the estimates required under uncertainty conditions (e.g. useful life of plant and equipment), so that assets or income are not overstated and liabilities or expenses are not understated. Conservatism is the asymmetry in the verification requirements for gains and losses. This interpretation allows for degrees of conservatism: the greater the difference in degree of verification required for gains versus losses, the greater the conservatism. According to Watts (2003) conservatism has benefits to parties associated with the firm. Specifically, conservative accounting is a means of addressing problems due to parties to the firm having asymmetric information, asymmetric payoffs and limited liability. For instance, shareholder litigation produces asymmetric payoffs: overstating net assets is more likely to generate litigation costs than understating net assets. Therefore conservatism, by understating net assets, reduces the firm's expected litigation costs. Historical cost is a basic accounting principle states that each financial effect of a realized transaction stated in the firm's financial position shall be recorded at acquisition cost, which is the amount of cash received or paid at the time of the transaction (e.g. market price of a building at purchase time). Substance over form is a US GAAP and IFRS principle. However, US GAAP and IFRS embrace the fact that faithful representation of accounting events permits that these events shall be accounted and presented with their substance and economic reality, which is not always consistent with their legal form. Going concern is a basic accounting principle accepted by the US GAAP, IRFSs. Under this principle it is assumed that the entity will continue to operate for the foreseeable future. True and fair view principle, applied mainly in US GAAP and IFRS, relates to the 'fair' presentation of the financial position, performance and changes in financial position of an entity. As will be demonstrated, 'fair' is a hard-to-define accounting principle, as the specification of 'fair' is highly subjective and differs across economic circumstances. Therefore a specific definition is a difficult case. However, US GAAP and IFRS provide a general definition, not much different between each other. According to IFRS Fair Value is the price at which the property could be exchanged between knowledgeable, willing parties in an arm's length transaction (IAS 40). According to US GAAP Fair Value is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market participants at the measurement date (FAS 157). 
COST ACCOUNTING vs. FAIR VALUE ACCOUNTING PRINCIPLES
Accounting fairness refers mostly to the fair presentation and, therefore, measurement or valuation of an element recognized in the entity's financial statements. According to the GAAP across the countries, two basic valuation methods exist under the estimate that the firm is under going concern: The accounting of fair value and the accounting of historical cost. Applying different accounting methods across firms or countries makes financial statements incomparable to each other. Even within the IFRS framework the choice between the two valuation models for certain asset portfolios is a given option. US GAAP, also seem to have a different approach in measuring property. The measurement method choice is of great importance because it affects the comprehensive income of the firm (income and shareholder's equity). Valuation of property results, therefore, to a change in financial statements. This result can directly affect contracts linked to accounting numbers, e.g. it can loosen the stranglehold of debt covenants and reduce the informational asymmetry. The accounting frameworks of US GAAP, IFRS and Greek GAAP differ with each other. US and Greek GAAP are more prudent in comparison to IFRS. Also, US and Greek GAAP are rule-based, while IFRS are principle-based. Therefore, IFRS leave decision choices to the management of the firm, while US GAAP set also numbered boundaries above or under which the accounting treatment methods change. IFRS comprise the most 'fair' approach, because they provide the choice of the presentation of financial statements at fair value, although calculation of fair value of fixed assets is a difficult issue which requires professional skills. The full convergence of the three studied accounting frameworks in a common-global framework is a challenge. The framework that is proposed shall use fair values, meaning values that will resemble economic reality at measurement dates, as much as possible, as the accounting valuation principle used to value fixed assets irrespectively of their use and their portfolio categorization (Thalassinos and Liapis, 2013) . Revaluations shall affect the firm's equity special reserve by passing profit/loss, as unrealized gain or loss and shall be recycled to the firms' profit and loss only by realization, e.g. sale, disposal, destruction. Such a framework eliminates any motivations of the management to classify property in certain portfolios and prohibits the choice between avoiding and undertaking the risk of affecting the profit and loss account when revaluating assets. Therefore, profit becomes more prudent and balance sheet becomes more timely and relevant, resulting to uniformity of financial accounting and representation of fixed assets and succeeding comparability between firms and countries. According to IFRS, fixed assets must be tested for potential impairment of their value (impairment test -IAS 36) at least on each balance sheet date. Impairment may be evidenced either by market indications or by firm-specific indications. A market indication may be an increase in the interest rates or Real Estate market prices. A firm-specific indication -impairment trigger event -may be a fire-destruction of a manufactory building or a liquidity issue resulting to a re-assessment of the continuance of the operation of the firm.
Cost accounting vs. Fair value accounting principles
Accounting fairness refers mostly to the fair presentation and, therefore, measurement or valuation of an element recognized in the entity's financial statements. According to the GAAP across countries, two basic valuation methods exist under the estimate that the firm is under going concern: the accounting of fair value and the accounting of historical cost (Freshfields Bruckhaus Deringer LLP, 2009; Missonier-Piera, 2007) . Applying different accounting methods across firms or countries makes financial statements incomparable to each other. Even within the IFRS framework the choice between the two valuation models for certain asset portfolios is a given option. US GAAP, also seem to have a different approach in measuring property. The measurement method choice is of great importance because it affects the comprehensive income of the firm (income and shareholder's equity).
Valuation of property results, therefore, to a change in financial statements. This result can directly affect contracts linked to accounting numbers, e.g. it can loosen the stranglehold of debt covenants and reduce the informational asymmetry. Lin and Peasnell (2000) point out the benefits and disadvantages associated with asset revaluation. The potential benefits include: the reduction of risk of violating accounting-based covenants as a result of a strengthened balance sheet; the provision of a credible signal of better prospects to come; and the reduction of the firm's reported accounting rate of return, improving its bargaining position. Among the potential disadvantages are the additional out-of-pocket costs (mainly the valuation fees paid to independent valuators) involved. According to the studied frameworks that refer to fair value revaluation of assets, IFRS give a more free and less specific definition about fair value, US GAAP (SFAS 157) provide a hierarchy of three levels of inputs in applying various valuation techniques. The fair-value hierarchy gives the highest priority to quoted prices in active markets for identical assets or liabilities (level 1) and the lowest priority to unobservable inputs (level 3). Level 1 is designated to quote prices for identical items in active, liquid and visible markets such as stock exchanges. Level 2 indicates observable information for similar items in active or inactive markets, such as prices for two similarly situated buildings in the same downtown real estate market. Level 3 marks unobservable inputs to be used in situations where markets do not exist or are illiquid. For an asset, a fair value measurement assumes the highest and best use of the asset by market participants. According to FSP FAS 157-3 fair value is a current exit value and may differ from a transaction price (entry price) due to different markets of purchase and sell, or bargain purchase options, or due to transaction prices including acquisition costs. Moreover, measurement must include assumptions about risk and uncertainty when pricing the asset. FSP 157-3 also highlights the need to consider the relevance of market data and environment, especially in the present credit squeeze, where fair value becomes highly subjective. Supporters of fair value assert that the revaluation of property, plant, and equipment improves forecasts of future earnings and provides greater feedback value and more timely information than historical cost measures (Herrmann et al., 2006) . In addition, the predictive value of fair values over historical cost extends in situations as: the asset valuation of an entity which is no longer a going concern, the estimation of an acquisition price, the liquidation of the
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firm's assets. The number of fair value exceptions (instead of historical cost) already existing under US GAAP provides many examples whereby fair value measures are currently used in place of historical cost measures in the valuation of property, plant and equipment, such as: Assets subject to impairment are written down to fair value, donated property, plant, and equipment are measured at fair value as there is no historical cost alternative. Although fair values are assessed by professional experienced valuators, they include judgment and acceptances when estimating the fair value of property, so the estimates, at least to some degree, are subjective (Dietrich et al., 2001) . Therefore, the level of subjectivity and uncertainty is greater than that in the case of historical cost. Some academics have also expressed reservations over fair value accounting following the perceived misuse of fair value accounting in some recent American accounting scandals (Watts, 2003) . Also, fair value estimates are more likely to be relevant but less likely to be reliable in compare to historical cost (Dietrich et al., 2001) . However, historical cost may under certain circumstances be also a defective measure of valuating assets, e.g. in cases where prices are not specified objectively (during inflation periods), and does not always comply with the principal of the timeliness of information. Both cost and fair value accounting incorporate advantages and disadvantages, under different situations and therefore both FASB and IASB provide alternative choices about the asset valuation adoption method. The gap between the market prices and the 'fair' values of the assets is today an important issue caused by the world financial crisis, the credit squeeze and the exceeding supply of assets. The adaptation debility of the market to the present economic environment which does not permit an equilibrium point of demand and supply has caused price warps and declination from 'fair' values.
Accounting treatment for funding fixed assets
A fixed asset can be acquired through various ways. The simpler acquisition method is the purchase with cash. When cash or cash equivalent is not available, the funding of fixed assets can be obtained through asset exchange transactions (IAS16 BCProperty, Plant and Equipment), through borrowing (IAS 23 -Borrowing Costs), through grants (IAS 20 -Government Grants). Fixed assets can also be funded through stock issue when establishing a firm or with new capital stock issue or through acquirement or merger of other companies. It can also be funded by issuing corporate bonds. Finance or operating leasing is also a way of funding assets. Leasing is a famous asset acquiring method when cash acquisition is not possible. Another case of funding a fixed asset acquisition refers to sale and leaseback. Under IFRS Leasing is dealt by IAS 17.
The use of fixed assets and accounting portfolio composition Fixed assets are elements of the financial position of the entity. According to IFRS, an asset is recognized only if it is probable that future economic benefits associated with the item will flow to the entity and the cost of the item can be reliably measured (IAS 16 The decision of the use intention, on the other hand, of a fixed asset at initial recognition is dependent of the key profitability metrics detection and measurement.
The key profitability metrics of tangible assets are: (i) rent, (ii) the opportunity cost of not using the asset and (iii) any expected gain that will result from the valuation of property at 'fair' value. The measurement of profitability metrics is the basis for creating asset valuation models (discounted rentals, value in use, 'fair' observed market values). At initial recognition management should establish a purchase price allocation method, such as the one used when acquiring a company. According to the studied accounting frameworks, the cost of the asset recognized initially is the cash equivalent paid to acquire the asset. However, purchase price usually contains a bargain when acquiring commercial real estates. Also, it may contain a revaluation gain arising from the past use of the asset. So, the 'bare' value must be abstracted from any surplus value attached to the purchase price. The purchase price allocation should recognize the bare value in assets, while any surplus value should be transferred to equity reserve as gain from acquired assets. As an important investment and accounting tool, property requires both financial and accounting knowledge in order to be managed. Financial knowledge is necessary for the management to locate investments in property that will result to surplus values for the firm and accounting knowledge is the background of the appropriate classification and measurement of property, according to their use purpose.
The accounting frameworks of US GAAP, IFRS and Greek GAAP differ between each other. US and Greek GAAP are more prudent in compare to IFRS. Also, US and Greek GAAP are rule-based, while IFRS are principle-based. Therefore, IFRS leave decision choices to the management of the firm, while US GAAP set also numbered boundaries above or under which the accounting treatment methods change. IFRS comprise the most 'fair' approach, because they provide the choice of the presentation of financial statements at fair value, although calculation of fair value of fixed assets is a difficult issue which requires professional skills. The full convergence of the three studied accounting frameworks in a common-global framework is a challenge. The framework that is proposed shall use fair values, meaning values that will resemble economic reality at measurement dates, as much as possible, as the accounting valuation principle used to value fixed assets irrespectively of their use and their portfolio categorization. Revaluations shall affect the firm's equity special reserve by passing P/L, as unrealized gain or loss and shall
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be recycled to the firms' profit and loss only by realization, e.g. sale, disposal, destruction. Such a framework eliminates any motivations of the management to classify property in certain portfolios and prohibits the choice between avoiding and undertaking the risk of affecting the profit and loss account when revaluating assets. Therefore, profit becomes more prudent and balance sheet becomes more timely and relevant, resulting to uniformity of financial accounting and representation of fixed assets and succeeding comparability between firms and countries.
DEPRECIATION METHODS FOR FIXED ASSETS
The acquisition value for each fixed asset is generally measured by the cash outlay required to obtain the asset. Fixed assets are valued at actual cost or, if the cost is not readily determined, at estimated cost. Acquisition cost includes the purchase price or construction cost, as well as all costs incurred to place an asset in its intended location and in an operable condition. Such costs associated with an asset include: freight and transportation charges; installation costs; site preparation expenditures; professional fees (including title costs and surveying fees if appropriate); legal costs directly attributable to asset acquisition; and cost of necessary easements and right-of-ways (Peterson, 2002) .
Depreciation is the process of allocating asset costs over its life. This allocation is done in a way that the cost of the asset (depreciation expense) is charged to the accounting periods during the economic life of the asset. The following are the purpose of charging depreciation of fixed assets: to ascertain the true profit of the business, to show the true presentation of financial position, to provide fund for replacement of assets and to show the asset at its reasonable value in the balance sheet. The following factors are to be considered while charging the amount of depreciation: the original cost of the asset; the useful life of the asset; and the estimated scrap or residual value of the asset at the end of its life. The Basic Asset Life-Cycle: an asset is acquired and added to the asset ledger; at the end of each period, depreciation expense for qualifying assets is recorded for each book; Journal entries are generated for the posting book to specified accounts in the General Ledger; at some point, ownership interest in the asset is relinquished and the asset is disposed. Depreciation accounting is helpful to ascertain the true profit and the real financial position of the entity. Accumulated depreciation is deducted from the related asset account on the balance sheet to compute the asset's book value (Thalassinos et al., 2015) . The certain commonly used terms for depreciations are:
Original cost of the asset is the cost incurred in making the asset available for use in the first instance; Salvage value is the expected recovery of the sales value of an asset at the end of its useful life; Useful life is the expected time period for which the asset provides economic services, that is, the period in which the asset could be used for an entity's production or operational activities; Depreciable cost is the original cost less expected salvage value. This is the amount of expenses the enterprise will be incurring on amount of expired costs of the machine over its useful or economic life; Written down value of an asset at any point of time is original cost less depreciation to date (i.e. accumulated depreciation). It is also referred to as book value. To assess depreciation, the accounting practice uses several criteria, such as: the economic life; the volume of activity produced; the interest rate, etc. The different depreciation methods aim to allocate the cost of an asset to different accounting periods in a systematic and rational manner. Each method produces a different pattern of expenses over time. In order to correct measuring of depreciation it is essential to know the conceptual meaning of depreciation, depletion and amortization: Depreciation is treated as a revenue loss which is recorded when expired utility fixed assets such as plant and machinery, building and equipment etc.; The term depletion refers to measure the rate of exhaustion of the natural resources or assets such as mines, iron ore, oil wells, quarries etc. While comparing with depreciation, depletion is generally applied in the case of natural resources to ascending the rate of physical shrinkage but in the case of depreciation is used to measure the fall in the value or utility of fixed assets such as plant and machinery and other general assets; The term amortization is applied in the case of intangible assets such as patents, copyrights, goodwill, trademarks etc., Amortization is used to measure the reduction in value of intangible assets; obsolescence means a reduction of usefulness of assets due to technological changes, improved production methods, change in market demand for the product or service output of the asset or legal or other restrictions (FAS Manual Depreciation, 2013) .
The following are the various methods applied for measuring allocation of depreciation cost (Aston Manor Academy, 2012):
DEPRECIATION METHODS USED IN THE RESEARCH

Straight-Line Method (SLM)
The straight-line method (SLM), also known as the fixed installment method, allocates an equal amount of an asset's cost to each year of its expected useful life. This allocation assumes that an equal amount of an asset's potential is consumed in each period of its life. However, this may not be true under all circumstances. The repairs and maintenance cost will be lower in earlier years of use but will gradually be higher as the asset becomes old. Moreover, the asset might have different capacities over different years of its life. The amount of depreciation for each period is computed by deducting the asset's expected residual value from its acquisition 
Written-Down Value (WDV) Method
Under the written-down value (WDV) method of calculating depreciation, the amount charged for depreciation declines over the asset's expected life. This method is suitable in cases where: (a) the receipts are expected to decline, as the asset gets older; and (b) it is believed that the allocation of depreciation should be related to the pattern of asset's expected receipts. The WDV method is also known as the reducing, diminishing, or declining balance method. The depreciation charge is calculated by multiplying the net book value of the asset (acquisition cost less accumulated depreciation) at the start of each period by a fixed rate. Under the WDV method, it is impossible to reduce the asset value to zero, because there is always some balance to reduce the asset value even further. When the asset is sold, abandoned, or retired from use, the WDV appearing in books is written-off as depreciation for the final period. Under this method, the fixed depreciation rate used charges the acquisition cost less salvage or residual value of the asset over its service life:
Where: r = Rate of depreciation or a fixed percentage n = Number of years of asset's useful life s = Salvage value or residual value c = Acquisition cost of the asset Depreciation at a certain rate is applied to the WDV of the asset as at the beginning of each year. The effect of this method is that the depreciation amount charged every year is an amount less than the previous year. In other words, larger amounts are charged to depreciation during the initial years of the asset's useful life.
Sum-of-the-years'-digits (SYD) Method
The sum-of-the-years'-digits (SYD) method of depreciation charges larger amount of asset costs to expenses in the early years of life, and lesser amount in later years. The depreciation is calculated by multiplying an asset's depreciable cost by a declining ratio derived from the sum of the number of years in the asset's expected life. To calculate the appropriate SYD ratio, first the sum of the digits in the expected life is found. For example, the SYD for an asset with a life of 5 years is calculated as (5 + 4 + 3 + 2 + 1) = 15. Next, the appropriate ratio for each year of the expected life is determined. Each balance year is divided figure by the sum of the digits (e.g., 5/15, 4/15... 1/15). Finally, the depreciable cost, that is the acquisition cost less the residual value, is multiplied by the ratio for each year to determine the annual depreciation. This method applies a changing rate to the depreciable cost which is constant, whereas the declining balance method applies a constant rate to a changing book value. The SYD Method is designed on the basis of Written-Down Value Method. Under this method the amount of depreciation to be charged to the Profit and Loss Account goes on decreasing every year throughout the life of the asset. The formula for calculating the amount of depreciation is as follows:
SYD depreciation is an accelerated depreciation method that allocates a greater percentage of the asset to early periods and a smaller percentage of the asset to later periods. The basic premise of this method is that as an asset ages, it begins to wear out, thus providing less value. SYD uses a formula to calculate the rate of depreciation. Unlike double-declining-balance, the rate of the SYD changes from each period and never switches to straight-line depreciation. The SYD is equal to N (N+1) / 2 where N equals the asset's useful life.
Sinking Fund Method
The Annuity Method is most suitable for a firm where capital is invested in the least hold properties. Under this method, while calculating the amount of depreciation, a fixed amount of depreciation is charged for every year of the estimated useful life of the asset in such a way that at a fixed rate of interest is calculated on the same amount had been invested in some other form of capital investment. In other words, depreciation is charged for every year refers to interest losing or reduction in the original cost of the fixed assets. Under the annuity method where the loss of interest is due to the investment made in the form of an asset is considered while calculating the depreciation. Like the Annuity Method, the amount of depreciation is charged with the help of Sinking Fund Tables. Under this method an amount equal to the amount written off as depreciation is invested in outside securities in order to facilitate to replace the asset at the expiry useful life of the asset. In other words, the amount of depreciation charged is debited to depreciation account and an equal amount is credited to Sinking Fund Account. At the estimated expiry useful life of the asset, the amount of depreciation each year is invested in easily realizable securities which can be readily available for the replacement of the asset.
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DISCOUNTED CASH-FLOW (DCF) AND FAIR VALUE ACCOUNTING
According to the work of Liapis et al. (2014) , the traditional NPV equation is transformed to a prototype DCF methodology introducing a number of variables that affect the valuation of fixed assets, after analysing a number of components like: the operating and net cash flows (OCF and NCF); the relationship between Price and Revenue of real property; the discount factor or Weighted Average Cost of Capital (WACC); tax rates; inflation and risk-free rates; risk premium; and expected capital gains. The analysis resulted in the development of an integrated DCF model based on the following mathematical expressions:
For any year 'y' of property life-cycle, the remaining Value of fixed asset is the sum of the (discounted) values of the NCFs from year 'y' until the end year 'T' of its useful life (UL): 
ESTIMATIONS AND FINDINGS
The research objective of the paper is a presentation of depreciation methods in comparison with DCF methodology. Both DCF and depreciation methods are applied to a typical commercial property asset -an office building, as part of a real property developer's fixed assets portfolio -in order to explore the relationship between these methods when applied to the valuation of fixed assets and how these methods correlate with each other. Using the above mentioned DCF methodology (Liapis et al., 2014) , the assumptions and basic calculations are provided in the Table 2 and DCF curves in Figure 1 . 
Figure 1. Fixed Asset Value curves vs. Depreciation Methods used -Office Building
During the whole useful-life of the fixed asset, its value is being recorded at any time with different values depending on the accounting principles and policies adopted as well as the depreciation methods used.
CONCLUSION
In this work, the accounting framework of tangible assets using IFRS and US GAAP and the depreciation methods together with fair value accounting following DCF methodology are examined. The DCF valuation method with the main depreciation methods are being tested for a commercial real property asset. The contribution of the paper consists of: a framework of good practices in tangible assets' management building upon the assertion that DCF methodology is fundamental for securing best value for money on property valuation; a literature review (IFRS and US GAAP principles and accounting standards for fixed assets); a literature review for depreciations methods; a critical perspective of the used accounting depreciation frameworks, providing a comparison of each framework against DCF analysis. Fixed asset management is not an easy case. Management of the firm must 'confront' several difficult issues when acquiring an asset, such as the classification, the valuation method and measurement, the monitoring, the depreciation of its value and the effects of each decision, relating to fixed assets, in the income statement and shareholders' equity. Depreciation as an accounting practice has the same point of view with DCF method. Thus, cost accounting and depreciation methods and the fair value accounting following DCF are facing the same problem, the time value of tangible assets.
The results of the empirical analysis indicate that the most appropriate method of depreciation is the Sinking Fund Method which is based on a financial approach to depreciated assets only when the asset is profitable. Generally, during the whole useful-life of the fixed asset, its value is being recorded at any time with different values depending on the accounting principles and policies adopted as well as the depreciation methods used.
From a practical point of view, this paper contributes to the construction of an automated mechanism for the valuation and depreciation of a fixed asset assisting in decision-making for the management of tangible assets.
